


 

STC Traffic, Inc. 
5865 Avenida Encinas, Suite 142 B | Carlsbad, CA 92008 

www.stctraffic.com 

Limited VMT Analysis – Technical Memorandum 

Project:  24960 Adams Avenue, Murrieta, CA 

Date:  April 2, 2021 

To:  Margaret Partridge, AICP, LEED Green Associate, ENV SP UltraSystems Environmental, Inc 

From:  David DiPierro, TE, Senior Principal Manager, STC Traffic, Inc. 

STC is pleased to present this technical memorandum to support the proposed residential development 
located at 24960 Adams Avenue, Murrieta, California. This memorandum provides a limited VMT Analysis 
in line with the City of Murrieta Traffic Impact Analysis (TIA) Preparation Guidelines (May,2020). This 
document follows the approval of a Scoping Agreement received on March 24, 2021 which is provided in 
Attachment A.  

Project Description 
The site is located east of Adams Avenue, north of Ivy Street and south of Juniper Street in the city of 
Murrieta. Attachment B shows the project site location. The project is in the Jefferson and Juniper 
Planning Area of the Downtown Specific Plan subject to the Residential - Multi Family (RMF) Land Use 
designation requiring a minimum development of 30 dwelling units per acre. Proposed are two (2) Multi-
Family Housing buildings and one (1) Senior Housing building. All three (3) buildings will be four (4) stories 
in height. The project will consist of 119 Multi-Family residential units and 81 Senior Adult Housing units. 
The project will provide 100 percent affordable Multi-Family and Senior Housing on a 6.2-acre lot. A 
project site plan is provided in Attachment C. 

VMT Analysis 
The City’s TIA Preparation Guidelines states that “Projects that are not screened out as listed above shall 
perform a limited analysis of the VMT expected to be generated by the project and compare that to the 
VMT expected to be generated by the land use assumed in the General Plan”. The Downtown Murrieta 
Specific Plan is established through the authority granted to the City by California Government Code, 
Sections 65450 through 65457, as a means of systematically implementing the General Plan. Therefore, 
we have assumed that the Specific Plan land use is consistent with the General Plan land use. The 
proposed project land use is consistent with the General Plan land use, which is Multi Family Residential, 
as shown in Attachment B. All trip rates in this memorandum are derived from the Institute of 
Transportation Engineers (ITE) Trip Generation Manual 10th Edition. 

Table 1 shows a trip generation based on the existing RMF land use designation requiring a minimum 30 
units per acre or 186 units based on the project’s 6.2-acre lot size.  

Table 1 General Plan Land Use Trip Rates and Trip Generation 

ITE Code & Land Use No. of 
Units ADT 

AM PM 
Total In Out Total In Out 

221 - Multi Family (Mid-Rise) 
- 186 units 

1 5.44 0.36 26% 74% 0.44 61% 39% 
186 1,012 67 17 50 82 50 32 



 

24960 Adams Avenue, Murrieta 
VMT Analysis – Technical Memorandum  2 

Table 2 shows the trip generation rates for the proposed land uses. The Senior Adult Housing element is 
consistent with the Specific Plan RMF land use designation as the units within each building will be 
connected, four stories in height and similar in nature to the Multi-Family units. 

Table 2 Project Trip Generation Rates 

ITE Code & Land Use 
No. 
of 

Units 

Driveway 
Rate 

AM PM 

Total In Out Total In Out 

221 – Multi-Family Housing (Mid-Rise) 119 5.44 0.36 26% 74% 0.44 61% 39% 
252 - Senior Adult Housing - Attached 81 3.7 0.2 35% 65% 0.26 55% 45% 

Table 3 shows the trip rates from Table 2 applied to 119 Multi-Family residential units and 81 Senior Adult 
Housing units. 

Table 3 Project Trip Generation 

ITE Code & Land Use No. of 
Units ADT 

AM PM 
Total In Out Total In Out 

221 - Multi-Family Housing (Mid-Rise) 119 647 43 11 32 52 32 20 
252 - Senior Adult Housing - Attached 81 300 16 6 10 21 12 9 

Total 200 947 59 17 42 73 44 29 

Table 3 shows that the project trip generation (947 ADT) is less than the land use assumed in the General 
Plan shown in Table 1 (1,012 ADT). Based on an assumption that average trip length would be the same 
for both the proposed land use and the General Plan land use, it is reasonable to conclude that the project 
VMT is less than the land use assumed in the General Plan. Therefore, the project VMT impact will not be 
significant. 

Please do not hesitate to contact me or Phil Wragg (Philip.Wragg@stctraffic.com) should you have any 
further questions or concerns. 

Sincerely, 
STC Traffic 

David DiPierro, TE 
Senior Principal Manager 

 
 
Attachment A: Scoping Agreement Memo & Form 
Attachment B: Project Site Location & General Plan Land Use Designation 
Attachment C: Project Site Plan
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STC Traffic, Inc. 

5865 Avenida Encinas, Suite 142 B | Carlsbad, CA 92008 
www.stctraffic.com 

TIA and VMT Analysis Scoping Agreement Memorandum 

Project: 24960 Adams Avenue, Murrieta, CA  

Date: March 23, 2021 

To: Margaret Partridge, AICP, LEED Green Associate, ENV SP 
 UltraSystems Environmental, Inc 

From: David DiPierro, TE 
 Senior Principal Manager, STC Traffic, Inc. 

STC has prepared this Scoping Agreement on behalf of UltraSystems Environmental to support the proposed 
residential development located at 24960 Adams Avenue, Murrieta, California. This memorandum explains 
why the project will have a less than significant impact on vehicle miles traveled (VMT) and is below the 
required threshold to trigger a Traffic Impact Analysis (TIA) based on the City’s Traffic Impact Analysis 
Preparation Guidelines (May, 2020). A scoping agreement form has also been completed and is provided 
in Attachment A. 

Project Description 

The site is located east of Adams Avenue, north of Ivy Street and south of Juniper Street in the city of 
Murrieta. Attachment B shows the project site location. The project is in the Jefferson and Juniper Planning 
Area of the Downtown Specific Plan subject to the Residential - Multi Family (RMF) Land Use designation 
requiring a minimum development of 30 dwelling units per acre. Proposed are two (2) Multi-Family Housing 
buildings and one (1) Senior Housing building. All three (3) buildings will be four (4) stories in height. The 
project will consist of 119 Multi-Family residential units and 81 Senior Adult Housing units. The project will 
provide 100 percent affordable Multi-Family and Senior Housing on a 6.2-acre lot. A project site plan is 
provided in Attachment C. 

Project Trip Generation 

This section compares the Specific Plan land use trip generation with the proposed project trip generation. 
All trip rates are derived from the Institute of Transportation Engineers (ITE) Trip Generation Manual 10th 
Edition. Table 1 shows a trip generation based on the existing RMF land use designation requiring a 
minimum 30 units per acre or 186 units based on the project’s 6.2-acre lot size. 

Table 1 Specific Plan Land Use Trip Rates and Trip Generation 

ITE Code & Land Use No. of 
Units ADT 

AM PM 
Total In Out Total In Out 

221 - Multi Family (Mid-Rise)1 
- 186 units 

1 5.44 0.36 26% 74% 0.44 61% 39% 
186 1012 67 17 50 82 50 32 

1ITE Trip Generation Manual 10th Edition. 

Table 2 shows the trip generation rates for the proposed land uses. The Senior Adult Housing element is 
consistent with the Specific Plan RMF land use designation as the units within each building will be 
connected, 4-storys in height and similar in nature to the Multi-Family units. 
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Table 2 Project Trip Generation Rates 

ITE Code & Land Use No. of 
Units 

Driveway 
Rate 

AM PM 
Total In Out Total In Out 

221 – Multi-Family Housing (Mid-Rise) 119 5.44 0.36 26% 74% 0.44 61% 39% 
252 - Senior Adult Housing - Attached 81 3.7 0.2 35% 65% 0.26 55% 45% 

Table 3 shows the trip rates from Table 2 applied to 119 Multi-Family residential units and 81 Senior Adult 
Housing units. 

Table 3 Project Trip Generation 

ITE Code & Land Use No. of 
Units ADT 

AM PM 
Total In Out Total In Out 

221 - Multi-Family Housing (Mid-Rise) 119 647 43 11 32 52 32 20 
252 - Senior Adult Housing - Attached 81 300 16 6 10 21 12 9 

Total 200 947 59 17 42 73 44 29 

ITE has a trip generation category for affordable housing (ITE code 223). However, this category does not 
provide a daily trip rate and only used surveys from two studies to derive peak hour trip rates. For the Multi 
Family (Mid-Rise) #221 category, the weekday trip rate was derived from 27 studies, the AM peak hour trip 
rate was derived from 53 studies and the PM peak hour trip rate was derived from 60 studies. For the 
Senior Adult Housing #252 Category, 6 studies were used to derive the weekday trip rate, and 11 studies 
were used to derive the AM and PM peak hour trip rates. Therefore, the selection of the Multi-Family and 
Senior Adult Housing trip rates were chosen for a conservative analysis and for consistency with the 
proposed land use. 

Traffic Impact Analysis 

Section 2.0 of the City’s TIA Preparation Guidelines states projects which can demonstrate trip generation 
of less than 100 vehicle trips in the peak hour generally will not require a TIA that includes LOS (Level of 
Service) analysis. Table 2 above shows that the project will generate less than 100 peak hour trips in both 
the AM and PM peak hours. Therefore, a TIA including LOS analysis will not likely be required. 

VMT Analysis 

The categories listed in section 2.0 of the City’s TIA Preparation Guidelines, presumed to have a less than 
significant VMT impact, are based on the substantial evidence provided in the City’s General Plan and/or 
the OPR Technical Advisory supporting SB 743 implementation. The Technical Advisory states that 
“evidence supports a presumption of less than significant impact for a 100 percent affordable residential 
development”. The proposed project will be 100 percent affordable residential, and it can therefore be 
presumed that there will be a less than significant VMT impact. 

Should a limited VMT Analysis be required the analysis should compare project VMT with the VMT expected 
to be generated by the land use in the General Plan. The proposed land use is consistent with the General 
Plan land use, which is Multi Family Residential, as shown in Attachment B. Therefore, the project VMT 
impact will not be significant per page 15 of the TIA Preparation Guidelines. 

The information provided above will be incorporated in to a technical memorandum and submitted to the 
City as part of the planning application package.  
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It is a pleasure to provide this scoping agreement to the City of Murrieta and we are happy to discuss our 
findings and recommendations further to support your review. Please feel free to contact either myself, or 
Phil Wragg (Philip.wragg@stctraffic.com) with any questions or comments. 

Sincerely, 
STC Traffic 

David DiPierro, TE 
Senior Principal Manager 

Attachment A: Scoping Agreement Form 
Attachment B: Project Site Location & General Plan Land Use Designation 
Attachment C: Project Site Plan 

mailto:Philip.wragg@stctraffic.com
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Exhibit A 

SCOPING AGREEMENT FOR TRAFFIC IMPACT ANALYSIS 

This letter acknowledges the City of Murrieta Public Works/Engineering Department requirements for traffic impact 
analysis of the following project.  The analysis must follow the City Traffic Impact Analysis Preparation Guidelines 
dated May 2020. 

Case No. (Required for submittal)________________________________________________________________ 
Related Cases - ______________________________________________________________________________ 
SP No. ___Downtown Murrieta Specific Plan Adopted per Ordinance No. 520-17 on March 7, 2017
EIR No. _____________________________________________________________________________________ 
GPA No.____________________________________________________________________________________
CZ No.______________________________________________________________________________________ 
Project Name: ____Downtown Murrieta Development_____________________________________________
Project Address: ___24960 Adams Avenue,Murrieta,CA _________________________________________
Project Description:__Multi Family Residential___________________________________________________

Developer 
Name: __________________________________ 
Address:  __________________________________ 
Telephone:  __________________________________ 

Proposed Land Use 
Proposed Zoning 

Proposed Trip Generation 
 In  Out     Total  In  Out     Total 

AM Trips 
PM Trips 

Internal Trip Allowance  Yes No ( % Trip Discount) 
Pass-By Trip Allowance Yes No ( % Trip Discount) 

A pass-by trip discount of up to 25% is allowed for appropriate land uses.  The pass-by trips at adjacent study 
area intersections and project driveways shall be indicated on a report figure. Pass by deduction not applicable

B. Trip Geographic Distribution: N___%  S___%  E___% W___% 
(attach exhibit for detailed assignment) 

C. Background Traffic
Project Build-out Year: Annual Ambient Growth Rate: %  

Consultant 
STC Traffic, Inc.
5865 Avenida Encinas, Suite 142 B, Carlsbad, CA 92008

(760) 602-4290

A. Trip Generation Source: (ITE 9th Edition or other)
Current GP Land Use MF Residential
Current Zoning MF Residential

Current Trip Generation 

MF Residential
MF Residential

17 42 59
44 29 73

17 50 67
50 32 82

x
x

LOS Analysis not required. See attached memo.

Attachment A: Scoping Agreement Form 

*

*Based on GP Land Use/Zoning
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Exhibit A – Scoping Agreement – Page 2 

Phase Year(s) _________________________________________________________ 
Other area projects to be analyzed:     

Model/Forecast methodology: 

D. Study intersections: (NOTE: Subject to revision after other projects, trip generation and distribution are determined,
or comments from other agencies.)

1.  6.   
2.  7.   
3.  8.   
4.  9.   
5.  10. 

E. Study Roadway Segments: (NOTE: Subject to revision after other projects, trip generation and distribution are
determined, or comments from other agencies.)

1.  6.   
2.  7.   
3.  8.   
4.  9.   
5.  10. 

F. Site Plan (please attach reduced copy)

G. Specific issues to be addressed in the Study (in addition to the standard analysis described in the
Guideline) (To be filled out by Engineering Department)

H. Existing Conditions
Traffic count data must be new or recent.  Provide traffic count dates if using other than new counts.
Date of counts________________________________________________________________________________

I. Potential Screening Checks

Is your project screened from specific analyses (see Pages 6-13 of the guidelines related to LOS 
assessment and Pages 14-18 related to VMT assessment) 

Is the project screened from LOS assessment? Yes No 

LOS screening justification (see Pages 6-13 of the guidelines): 

Is the project screened from VMT assessment?    Yes No 

VMT screening justification (see Pages 14-18 of the guidelines): 

x

The project will generate less than 100 peak hour trips in both the AM and PM peak hours - See attached memo

100% Affordable Housing - See attached memo

x

LOS Analysis not required. See attached memo.

LOS Analysis not required. See attached memo.

LOS Analysis not required. See attached memo.

LOS Analysis not required. See attached memo.
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J. VMT Scoping

For projects that are not screened, identify the following: 

• Travel Demand Forecasting Model Used:

• Attach proposed Model Land Use Inputs and Assumed Conversion Factors (attach)

Recommended by: 
______________________________ __________________ 
Consultant’s Representative   Date 

Scoping Agreement Submitted on _____________________ 

Revised on _________________________ 

Approved Scoping Agreement: 
______________________________ ________________ 
City Of Murrieta Engineering    Date 
Department 

David DiPierro, TE
Senior Principal Manager
STC Traffic, Inc

3/23/2021

3/12/2021

3/23/2021

aedgington
New Stamp
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03/24/21
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Attachment B: Project Site Location & General Plan Land Use Designation 
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Attachment C: Project Site Plan 






